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Dear Readers,

The State of Maryland is in the unique position of owning a diverse real estate portfolio which includes some of theldilugst b

in the United States. Although caring for these properties can present challenges, they embody an untapped potential fol
redevelopment. Preserving andparposing these properties will benefit the State by improving environmental outcomes, creating
jobs, and generating economic returns through strategic community revitalization.

When we embarked on this study, we knéwas important for three key reasons: the size of the inventory, the cost of building
maintenance, and the potential return on investment from responsible redevelopment. The large inventory of histanestdte
buildings includes more than2DO0 strictures between just four state agencies. The maintenance of this inventory is expensive, yet
the expense is still not sufficient to prevent deterioration. The Maryland Department of Health, for instance, spendsm$@:& th
million on grounds maintenan@ad security on an inventory of pt®70 buildings, the majority of which are not currently in use.

At the same time, there is inherent value in this inventory which the state could leverage for financial gain. Althewaglk ther
challenges, we must pradtly evaluate the opportunity to reinvest this value. By recapitalizing on our previous investments, we
can preserve our history, protect our environment, and revitalize our communities for the benefit of future generations of
Marylanders.

Cumulativel, the recommendations in this study create a strategic roadmap for entrepreneurial historic preservation. As the report
lays out, in order to succeed we need to invest early in thoughtful planning to guide ttesgavsition process and consider
alternaive preservation mechanisms that include puptigate partnerships, and/or grouddasing to ensure proposed uses that
recognize market realities. Decreases in redevelopment costs and delays can be achieved by creating project spgabdduildin
guides and assessments that will streamline the rehabilitation process. To incentivize private sector investment at these sites
must consider leveraging and expanding federal and state incentives that have the potential for unlocking future inbeme for t
State.

Over the next three to five years, the State will be seeking to divest itself of multiple historic complexes like theseddollihis

report. These buildings, after thoughtful pdésposition planning, could be repurposed for use, allowirgstate to realize the
economic impact of revitalization. For every $1 million dollars spent on historic preservation, approximately 6.4daedt5dbH
indirect jobs are generated in the state econo®yK A & A a 2 dzNJ 2 LILI2 NIi dzyprbdciefrord @ne @ Estad Safe  a |
marager - at below market ratesto that of a thoughtful developer with a holistic view of preservation, community revitalization,
and environmental sustainability.

It has been a pleasure to serve on the Redevelopment wiridiSovernment Complexes Steering Committee over the past nine
months. We would like to thank the incredibly talented muiiciplinary extended team, led by Cherilyn E. Widell, Principal, Widell
Preservation Services, David L.R. Shiver, PrincipalrB&EEconomics, and Patrick Sparks, President, Sparks Engineering, Inc. for
their work on this project. We have given serious consideration to the preservation and redevelopment of histanenstchte
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complexes in Maryland. We encourage our readethitik about the possibility these recommendations present both in your

locality and across the state. Together, we can capitalize on the value of our history in order to preserve it.

Sincerely,

Robert S. McCord
Senator Katie Fry Hester
Delegate Regina Boyce
John Renner

Nicholas Redding
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Maryland Senate State of Maryland
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Vice President of Development, Cross Street PartnersPrivate Sector
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Executive Summary

ThisSudy was mandated by Senate Bill 741 which directed the Secretary of Planning to contract
with a consultant to conduchis Sudy on the adaptive reuse of historic properties located within
divestedstate or federally owned historic complexes. The Shatsidentified key success factors

and primary obstacles to the preservation and redevelopment of historic properties and eéevelop
recommendations and ahnistoric resource paelge of existing, new and ingued enticements
andprogramsthat could be applied to support projects.

KEY BARRIERS

State Historic Tax Credit Prograk¥ith a $3 million per project cap and $9 million annual
1 appropriationa I NBf I YRQ& wSGA Gl £ AT | stracunsdadetuBtely/ tNS R A
benefit the redevelopmentf former stateowned complexes

Land Use Restriction®edevelopment options for historic complexesardulylimited by
restrictions onsite planning,use and density caused by legislatiopolicy, regulation,
easement stipulationgnd competindocalstakeholder interests.

Condition Assessment Information Stateowned historic complexes are not being
adequatelyassessed or evaluated prior to disposition iegtb a devaluation of the asset,
uncertainty and a lack of interest from developers and investors.

Disposition Pré’lanning The State lacks a consistent approachthe@xpertise to plan and

4 implement the disposition of its histogomplexes through comprehensive upfront land use,
business planning and entitlement wdhat wouldenhance the valuef these properties
and potentially accelerate their disposition

Preservation MaintenanceStateagenciesare notadequatelymaintaininghistoric building
complexes before or after dispositiomhis &ck of maintenanceltimatelyleads to widened
funding gaps for redevelopmedue to severestructuraldeterioration.
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RECOMMENDHBEOLICY AND LEGISLARYEONS

TheConsultant @&am has formulated a set of recommendatiosismmarized herghat will advance the redevelopmeof the three case studies as

well as other historicomplexes that are planned for disposition in the future.

Adopt New Provisions in the Maryland Historic Revitalization Tax 1.8Explore partnering withPreservation Maryland and its

Credit Specifically Targeted to Divestg8overnmemrOwned recently Iaunched Campaign for Historic Trades.
Complexes ! R2dza i SEA&GAY3I LINRIANI Y&
financing the redevelopment of divested historic complexes:

. BreDlsposm%)n Due B ngené{e and Islannlng' 0 é§<pedlte
disposition of historic complexes in a eeffective manner and

1.1.1Provide incentives in thdD Historic Revitalization Tax Credit generate value to Maryland, a consistent, adequately funded

program specifically targeted to the redevelopment of state approach should be established:
owned historic complexes, by eliminating the-greject and

annual appropriation dollar caps. 2.1_Use or rehabilitgt_iqn of available e>_<isting histqric buildings
instead of acquisitigmew construction, or leasing when
1.1.2Increase théD Historic Revitalization Tax Credit by 5 percantag practical as mandated by the Maryland Historic Trust Act of
points from 20% to 25% for divested governnmemted historic My p O6aiGKS 1 OGéoo
complexes.
. . 2.2 Conduct preservation maintenance, including mothballing to
1.139aGl ot AakK I a&Olk WMDHistric R&ital@dtian $a 2 NE €

e Ilﬁlyassﬁtrﬁegradatlon per the Act. i
/ NBRAG LINPAN}YY LI GGSNYSR FFGSNIhKA2Qa auldS KAAG2NRO it

1.1.4Permit theMD historic revitalization tax edit to be transferred

by developers to third parties. monitoring, and reporting

1.2 Provide an option for property tabatement in addition to tax

increment financing. Team.

E ONBRAGO®

2.3 Conduchistoric propertgurveys, conditionsssessments,

2.4 Establish a dedicated stalevel Historic Complex Disposition

1.3 Take advantage of opportunities to expand zones / designations.  2-2Adequately fund dueiligence and prelisposition planning.

1.4 Increase funding fahe Strategic Demolition Furaehd improve 2.6 Mandate timelines and standards for planning
access to this fund for divested governnmmhed properties redevelopment.

1.5 Support the development ofMarylandonly Community 3 MHT Easement ProgramBuild upon recommendations set

Development Eriges that maximizethe use of thefederal New

Market Tax Credits Program.
3.1 Revise if, when, and how historic easements are

F2NIK Ay al¢Qa 5SOSYOSNI Hamy wSLJ

1.6 Explore tk creation o& MD New MarketTax Credit Program. formulated target formulation during due diligence and

1.7 Explore the creation of a PACE program targeting the use of planning phase prior to conveyance.
private capital to finance rehabilitation and remediation of

formerly stateowned historic complexes. needs and conditions of individual properties
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Codes, Standards, and Historic Rehabilitation Treatmentsis
important to resolve potential conflicts among codes, historic
preservation requirements, and Historic Revitalization Tax Credit
guidelinesprior to convegnce Doing satreamlines compliance for

the developer

4.1 Establish projeedpecific guide to codestandards, and historic
rehabilitation treatments.

4.2 Prepare a thermal and moisture protection model of a
representative building as part of the flisposition planning
process.

4.3 Determinen the predisposition phase the extent of deterioration
and whetherdangerous conditions, distinct life safety risk, or
substantial structural damage exists, on alIpeitding basis

4.4 Prepare in the prdesign phase a Fire and Life Safety assessment
with guidance for the expected range of occupancies

Conveyance Stiegies and TermsMaryland should formulate a
5 disposition strategy, utilizing a variety of conveyance
mechanisms:

519ELX 2NB 3INRdzyR fSH&aAy3d KAAG2NRO O2YLX
conveyance.
5.2When the state or a locality invests in a redevelopment project,
sales agreements or lostgrm leasegsanbe structured for
potential back end participation in the financial success of the
project.

Maryland Case Study Specific Recommendatiofse Consudint
Team recommenda set of actionso support the redevelopment of
the three Maryland case studieBlease refer to pagkt for a list of
these recommendations.




Background and Charge of Stee@anmittee

The disposal of excess and underutilized historic real propestats/and federal government .,
agencies is often challenged by competing stakeholder interests, regulatory conskaags, & .
funding gapsgeographicdbcation, local realstatemarket strengthandsite planning limitations ';_

.

This study was mandated by Senate Bill 741 which directddahdandSecretary of Planning to « .

contract with a consultant to conduct a study on the adaptive reuse of historic properties loci." : ..

within the state that are or were owned by thetate or the federal government. The Study &
identifies key success factors and primary obstacles to the preservation and redevelopme, *
historic properties and devels@ historic resource package recommendations reked to the %
a0l 685Qa8 KAAUZNRO NBKIoAtAGlIGARZY GF E LINGRAE
process and standardsat could be applied to support projects.

This study was performed under contract with the Maryl&edretaryf Planningri coordination
with the Maryland Historical Trust (MHT) It examires (i) successful preservation andﬁ.‘
redevelopment projects of complexes within Maryland that are or were goverromerdd; (ii)
the challenges of preserving and redi®mping suchhistoric complexesand (iii) recommend
solutions.

The legislature found that it is in the public interest to identify solutions in support of :
redevelopment and adaptive reuse of historic campuses and complexes in a manner tf
economically feasibleresults in positive preservation outcomes, supports local commur
development goals, and considers exceptional circumstances.

The purposes of the study are to

9 Identify the elements common to the successful redevelopment of complexes |
campuses, tsed on an analysis of selected completed projects;

9 Identify the challenges of projects that have yet to begin and analyze how eX|;
programs may offer solutions to the challenges; -g :
1 Make recommendations on changes to existing prograand regulations or the = t
development of new progransading to a historic resources package to be conS|dered I5
T

the Secretary of Planning and the General Assembly for the 2020 Legtsisdioa
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Identify existindederal,state, and local governmentahd private programs and resources that have been used to support
preservation and redevelopment projects, demonstrating both the limitations and positive impacts of such programs;

Identify primary obstacles and key success factors to the preservatioedmalopment of historic properties, including
how specificcomponents contribute to the costlue balance of a projeand

Demonstrate how the historic resource packajenew programsould specifically impact the redevelopment of the
Divested Marylad Historic Complex Case Studies.

The study focuexd on complexes consisting of multiple builditlyst are or were owned by the federal government or skate
The study identiéd how major components contribute to the delicate ebatance of a projecincluding:

=A =4 =4 4 -8 A

Sructural conditions

Environmental and health consideratigns

Local community economic development goals
Prevailing market realstate conditions

Material, labor, ad other regulatory requirementsand
Available tax credits and other incentives

The Consultanteamalsodevelopeda historic resource package of existing new and altered enticements, programs, and resources
that canbe applied to support the preservatioficampuses and complexéscluding:

T

Existingfederal,state and local governmental and private programs and resources that have been used or can be used to
support projects such as the preservation of campuses and complexes;

Potential new support progras that could be created to help support projects such as the preservation of campuses and
complexesand

Regulatory changes that might be effective in balancing financial, fiscal, economic development, preservation, and loca
community goals

Finally, theConsultanfTeamdeveloped three case studies of historic complexes not yet preserved or redevekmpeéxemplify
how the major components outlined contribute to the delicate a@dtie of the project and demonstrate how the historic resource
package deveped could positively impact the redevelopment of the historic complexes or campuses.
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Methodology
ThisSi dzZReé ARSYGAFASAE (GKS OKFftSyaSa 2 tompRaeRS
through a synthesis of case studies: three undeveloped propeatesthree successfully
developedproperties The Team chose three undeveloped Maryland historic complexes (Gl
Dale, Warfield, andThe Tome Schagolfrom among properties idenigfd by the Steering
Committee. They are located in urban, suburban and rural locations in different parts of Mary
We also reviewed three fully redeveloped historic complex projetside of thestateto extract
key concepts that helped make thosejects successful. These projects are Fort Morvée,
Liberty at Lorton, VVAand Liberty StatignSan DiegdCA Each selected case study is a currently ¢
previouslyfederal orstate-owned complex consisting of multiple buildings on acreage parcis, w .
more than 50,000 square feet in total gross floor area. |
The ConsultantTeam drew on its prior experience to look at factors identified by the Steer .
Committee including structural conditions, environmental and health considerations, |G
economic deelopment goals, prevailing market and resiage considerations, and materials,
labor and other regulatory requirements.

Our findings and recommendati®rare basedupon our on-site observations at the three
undevelopedMaryland properties andour review of policies, guidance, and other governin
regulations, as well as interviews with representatfeedhe identified complexes. This report
provides specific commentary on seveegjulatory and policy issues and makes recommendatio
on approaches to rectify certain apparent barriers to redevelopment. The study recommenda
are necessarily based upon the professional judgment of Ghwsultant Team. Further
development of theecommendations is needed prior to implementation.
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DivestedHistoricStateComplexCase Studies

In collaboration with the Steering Committee, the Consultant Team selected the GlenhVBdield and The Tome School
complexes for assessment and evaluation. Thptevides a summary of basic information for each historic complex.

Table 1ThreeDivested HistoriGtateComplexe€ase Studies

Basic Informatio Glenn Dale Warfield The Tome School

Location Glenn DalePrince George's  SykesuvilleCarroll County Port DepositCecil County
County

Acres 216 75 50

# Buildings 23 22 13

Ownership Maryland- National Capital ~ Warfield Companies Bainbridge Development
Park & Planning Commissiol Corporation

Ownership BiCounty Agency Privatedeveloper StatecharteredEDC

Historic Designation Glenn Dale Tuberculosis Springfield2ate Hospital Tome School for Boys Histoi

Hospital and Sanatorium 2 2YSy Qa Naion@l A f District
National Register of Historic Register of Historic Places  National Registesf Historic

Place42011) (2000) Place€1989
LocalHistoric Designation None LocallyDesignated None
Contribuing Structures 17 16 13
Easement Held by MHT Statutory requirement limits Easemenheldby MHTwith MHT plans to acquire an
development, there is no design revieveonducted by  easement upon transfer of
MHT easement. Sykesville Historic District  the property out of state
Commission ownership
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GLENN DALE

Background and Location

Glenn Dale Tuberculosis Hospital and Sanatorium was built in TA83.
complex is historically significant for its role inthe treatment of

tuberculosis and as an example of an earl§ 2éntury therapeutic
campus.

Glenn Dale was closed in 1982 andhership transferred to thiaryland

- NationalCapital Park and Planning Commisgiat994. A state statute
limited the use of this property as a continuing care retirement
community butno qualified developers were identified for this use. The
restriction was not repealed until 2018.

The facility is located on206.1tacretract andthe huildingsare spaced at large distances from one anoth&€he property is
located 15 miles outside Washingt@hC.

Buildings and Grounds
The buildings at the Glenn Dale site can generally be divitbeithiree groups:

1 The two hospital buildings are ttergest on the site and have reinforced concrete frames and floor plates. These two
buildings have mostly retained integrity of the exterior masonry walls and floor plates. The roof structures dramexbd
and are likely deteriorated.

1 Intermediatesized buildings (such as dormitories, administrative buildings and the boiler plant) have exterior load bearing
masonry walls with steel joists and concrete slabs oretal deck. These buildings have also retained integrity of the
exterior brick walls anfloor plates, though the risk of corrosion to the steel framing is quite high, particularly where the
steel is embedded in the masonry walls.

1 The various staffjuarters buildings are woelamed with brick veneer, and they appear to be severely deterirate
Rehabilitation of these buildings to any historic standardmoaipe feasible.
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The sitehas remained vacamdr almost four decades and has suffered faandalism and deterioratiorMany of thebuildingsat

Glenn Daleclearly exhibithazardousor dangerous conditiohsdistinct lifesafety risksand inthe case of the staff quarters,
substantial structural damagper the hternational Existing Building Code. Thasémportant compliance triggstthat will affect

how the project is perceivednd treated by the design team and building official, unless it can be shown that the underlying
structure is sound enough to be repaired.

Redevelopment Status

According to MNCPPQ is likely that the available utilities to the sitey beinadequateto support a feasible redevelopmeand

major infrastructure upgradesay be required While no historic preservation or conservation easement has been placed on the
property, it is subject to a Maryland Land Use Code provision (SectédR)lthat mandtes that 150 undeveloped acres be
maintained as partoftheM / t t / LI NJ &d&adSY IyR G4KS cn RS@St2LISR | ONBa
FNBE KA&AG2NAOFttex | NOKAGSOGdzNY ffex FyR Odzf GdzNIF fft& aArAdayArATa
Because of the high degree oftdrioration at Glenn Dale, it is necessary to prepare a thorough condition assessment and
reevaluate the integrity of the remaining charaetiefining elementsThe Alexander Company of Madison, Wisconsin, which

successfully redeveloped the National Paekninary Project in Montgomery County, MD, which was once part of Walter Reed
Hospital, is currently planning to redevelop this site.

(This space intentionally left blank)

1 @The building or structure has collapsed, has partially collapsed, has moved off its foundation, or fexlestaey support of the ground; or
there exists a significant risk of collapse, detachment or dislodgement of any portion, member, appurtenance or ornamiethatmilding
or structure under service loads.

2 While historic buildings are exempt undkee IEBC from theubstantial structural damaggrovisions engineers and building officials are not
always aware of or favorable to that exceptidn the case oflistinct lifesafety risksand dangerous or unusually hazardous conditiding
building oficial has broad authority to disallow exceptions.
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WARFIELD

Background and Location

The Warfield Complex is Mational Registerlisted and locally
designated historic district located in Sykesville, Carroll County,
Maryland. It comprises the historic core of the women's facility at
SpringfieldState Hospital, a public mental institutiotihat was
developed over the periodf 1898 t01939.The site was selected

for Springfield State Hospital because it was close to leading
medical and mental health care professionals at Johns Hopkins
Hospital and Sheppard Pratt Hospital in Baltim®re property
contained natural springs and was veelited for farming, grazing
and orchards which provided both therapeutic work and food for
residents.

Buildings and Grounds

The complex hak6 buildingsvhich contribute to the significance of the National Register Historic Distreecomplex displaya

late 19"OSy (idzNE aO2f2yeé LIXFYT | GNIyaAiridAaAzy atple dRronindBlrdpdity 3 YSy Gt AffyS
from differing consultants have confirmeke buildings have lead and asbestumtaining materials.There are no obwus

foundation problems and the building materials are generally of good quality and appear to be in fair to good condition. The

buildings at the Warfield complex are in better conditivem Glenn Dale an@ihe Tome Schaol

Redevelopment Status

The Maryland Department of Health surplused the Warfield compleb@95but the state of Maryland did not deed the property
to the Town ofSykesville until 2001.

The Town of Sykesville created the Warfield Development Corporation which was tasked with creatimg fiar projects and

ddzof SFaAy3a GKS LINPLISNI @ ¢CKS ¢26y SYyO@AaAz2ySR (KS UNBLISNIe G2 o6S | L
to leave town to go to work. In 2002, Sykesville issued Historic Preservation Guidelines, apphevdthbgtand Historical Trust,

for the Warfield Complex. These were followed by the Warfield New Construction Guidelines in 2010; these were revised in 2017

In October 2004 a perpetual easement was signed between the Town of Sykesville and the Mastgiacal Trust. The document
included 45 pages of photographic documentation entitled Exhibit A depicting all the contributing buildings on the pgitdperty.
SEKAGAG R20dzYSyiSR (KS LINRPLISNIASE O20SNBRIZARSNDUKSY SFERYSYES @2 REE
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in perpetuity. The easement and a subsequent Memorandum of Agreement (2011) define the respective roles of MHT and th
Sykesville Historic District Commission in review of proposed rehabilitation and new constructesitn th

The Warfield complex property sold to a private developer for $7.6 million in June 2018. It had taken the Town of B/kesville
years to sell the property; only three buildings comprising just 15 percent of the vacant space had undergonatiahaliting

that time period. The money received by the Town from the sale was mostly used to pay for public road improvements tc
Springfield Avenue by tt#ate of Maryland.

Thedeveloper Warfield Companiespow has control of the facility and is Wworg toward revitalization with mixed residential and
commercial use.

THE TOME SCHOOL

Background and Location

The Tome Schofdr Boyswas founded in 1894, with most
of the buildings dating from c. 190®05 The schookent
into decline in thel930s andvas closed in 1941. From 1942
to 1974it was usedhs the Naval Academy Prep School and
Bainbridge Naval Training Center until deactivated in.1976
In 1978 the Susqueharw@hesapeake Jobs Corps Training
'~ Center was located on the propertyn 20, the site was
transferred to thestate of Maryland, which subsequently
turned it over to the Bainbridge Development Corporation.
The Bainbridge Development Corporation (BDC) was created
by the Maryland General Assembly in 1999 to plan, initiate
and ovesee the activities necessary to convert the 1,200
acre site into reuse opportunities which would maximize the
economic contribution from the rdevelopment.

The historic property consisté 13 contrituting buildings,
roads and landscaping located onli&f above the town of
Port Deposit, 200 feet above the Susquehanna River. The
property is approximately five miles fror®3, the main
north/south artery on the East Coast.
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Buildings and Grounds

The buildings were designed by James Cameron MacKenhi architectural firm of Boring and Tilton who designed the U.S.
Immigration Station at Ellis Island. The principal buildings are constructed of Port Deposit granite, an important ateliwhg m
that was used in the construction of Fort Monroe in Hamp¥A and countless churches and public buildings in theAthédhtic.

Before and during ownership by the state of Maryland, The Tome School buildings were subjected to arson, fire, andAsndalism.
with the other properties irthis Sudy, thereis little sign of foundation related distress the buildings.The granite and brick
masonry walls are thick, well mortareshd without significant deterioratiort-However, ti appears that the wood roof structures

and interior framing of most of the historiagililings affThe Tome Schoate severely deteriorated. Most of the windows and doors

are missing or badly damaged, and essentially all of the interior finishes are unsalvageable. Fitmmedarbttages are lost to
decay. Almost all buildings will peddty fall under thenternational Existing Building Cockgegoresof hazardousor dangerous
conditims, distinct lifesafety risks and substantial structural damag@8DC has commercial liability insurance but no special
coverage on the buildings at The Tome School.

Redevelopment Status

There are some site contamination issymsycyclic aromatic hydrocarboasd heavy metals) #te Tome Schogroperty, though
those concerns have been reduced somewhat by a revision istateethreshold criteria. Asbest@sd leadbased paint in the
buildings are known by the BDIhe Tome Schogkoperty has received environmental certification for future residential use.
Becaus of the size and age of the site, major infrastructure investments for roads and utilities are etgpeotfi40million.

The Tome School lies within the property owned by the BDC in Cecil County. MTPM, LLC holds the development righitefor the ent
BDC site. BDC will transfer ownership of the land to MTPM as they execute development parcels. The development rights and
ownership for The Tome School site and one hundred acres in close proximity to the school site has been retained bylIBDC and w
not betransferred to MTPM to allow for development of the school site. The Maryland Historical Trust plans to place an easement
on The Tome School property if it is transferred out of state ownership.
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SUMMARY OF EXISTING CONDITIONS OF THREE DIVES GEDMASHEXES

Although a condition assessment was not within the scope of this Study, we did ok
the buildings at the three sites and developed the following general impressions:

9 The properties have been in a state of physical neglect foiplemgds of time,
spanning decades.

and other wood framing are severely decayed.

1 Windows and doors, as well as interior finishes and features that may havel
previously condiered significant are in many cases now completely lost. ' 7

1 Smaller woodramed buildings, such as cottages and staff quarters are sevf
damaged and, in many cases, not reusable.

The severe extent of decay is directly proportionahtinterval of time in which no ] ; . : ‘
substantive building maintenance is doriéhis decay of the cultural resources has several negatlve |mpacts Flrst the decision to
assign historic significance is based to a large extent on the level of physical integrity of the buiiginig.el€he state of decay,
however, is progressive, so the longer the facility is allowed to deteriorate, the less integrity it will retain. A@ssgigesment

done early in the process may have little meaning after even a few years of deterioration.

Loss of integrity can mean a loss in significance. For facilities like Glenn Dale, Warfield and Tome Ssbaiahtaneof their
physical integrity in light of current conditions is advisable. Second, the lack of maintenance results iraadessaifie to the

state and increases the need for gap finangifigancing that the state often ultimately pays for through its Historic Revitalization
Tax Credit and other incentive programs. Third, without a condition assessment of undevelopadrstdtproperties, insurance
coverage of these unoccupied assets is likely to reflect worst case scenarios resulting in increased insurance cosis lvehich mu
underwritten by the state.

It is essential that the condition assessment be reasonably proximdime to the transfer, and that measures are taken
(prescribed, funded and executed) to stabilize the buildings. It should be notedaedatylandDepartment of Healtiheported

to the Consultant Team that the agensypreparing to close three mostate hospital complexesverthe next three years. la

2015 Department of Health Studyne agencytated (i K I fia¥egias & streamline and accelerate the disposal process should be
explored @onsultant Teanmierviews withDepartment of Healtpersonnekonfirmed the need to improve the transfer process.

There are large funding gaps in edstoric complex studiedvhich are, to a large extera result of physical deterioration of the
buildings as at Glenn Dal&Varfieldand TomeSchool, Wwich iscaused by decades of neglect, and lack of adequatatenance
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and security Stewardship and use of statevned hstoric properties by all units of th% 3 V& dzNB G K/ y 2
State of Maryland government is requiredthg Maryland Historical Trust Act §'5'%Iigib|e to be listed in the Histor
326, which grew out of policy from the Board of Public Worlise Section 110 of thehe ister be allowed to deteriora
National Historic Preservation Act federalagenciesas well asimilar laws irother _ 9 - PR

states such as New York, Maryland state agencies are required by the Mar@lghd:" YATAOLYUL e dod
Historical Trust Act section ®AH ¢ 6 | Use any dvallablé historic building under its control to the extent prudent and pragticabl
before acquiring, constructing, or leasing a building to carry out its responséiitielsto not neglect their historic buildings or
allow them to fall into decay.

The Department of General Services staff indicated in interviews with the Consedianthiat it is the responsibility of each agency
to secure, mothball, and evaluate its historic complexes even when the state Department of General Services is aptinjg&ts the
manager for the agencyigency budget and funding prioritibave notalways fullysupported maintenance of statmwvned
property. MHT does give the buildings a high level of protection at the time thaabsut of state ownership, usually by placing
an historicpreservation easement on the property.

Successill Redevelopment Case Studies

The Consultant Team identified three successful case studies of historic complexes or campuses outside of Marylandetrat have b
preserved or redeveloped which include strategies that may be applied in Maryland.

1 Fort Monroe Hampton, VA
9 Liberty at Lorton, Lorton, VA
9 Liberty Station, San Diego, CA

At Fort Monroe,for example historic properties are being leased rather than sold with an easement by the Commonwealth of
Virginia in order to protect the historic resources. Enigbles them to be protected in this National Historic Landmark district on
both the interior and exterior. The Liberty Station project, especially the uses for the historic buildings, was devsklpeuittl

the City of San Diego based on market stdinother alternative to easements, the use of a state memorandum of agreement
was developed for the Liberty at Lorton, Virginia which provides a design review role for the Sadgirtiistoric Preservation
Officer. The agreement was recommended by twveloper, Dave Vos of Alexander Company who led the successful
redevelopment of the National Park Seminary Project in Montgomery County, MD.

3 https://mht.maryland.gov/documents/PDF/MHTACt5 ASZ%. pdf
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https://mht.maryland.gov/documents/PDF/MHTAct5A325-326.pdf

Table 2Three Succefsd Case Studigutside of Maryland

Basic Information

Fort Monroe

Liberty atLorton

Liberty Station

Location

Acres

# Buildings

Total Building Sq. Ft.
Other Assets

Ownership

Governance

Authorizing Legislation

Historic Designation

Hampton, Virginia

565

259 total; 169 contributing
2.2 million sqft.

Marina and RV Park
Chamberlain Hotel
National Monument

SingleCommonwealth of
Virginia

12 voting member Board of
Trustees: Senator and Delegat
in whose district Fort Monroe
lies, 2 appointed by the City of
Hampton; 8 appointed by the
Governor of Virginia.

National Park Service
Superintendent for easement
properties

Fort Monroe Historic
Preservation Officer; Fort
Monroe Programmatic
Agreement; Fort Monroe
Historic Preservation Manual
and Design Guidelines

Fort Monroe Authority Act,
Code of Virginia 8§ 22336.

National Historic Landmark
District; National Monument
(partial)

Lorton, Virginia
511
263total; 110 contributing

Workhouse Arts Center

Golf course

Training area for firefighters
Prison museum

Fairfax County and The
Alexander Company and EIm
Street Development

An 8Cacre Master
Development was planned for
The Laurel hill Adaptive Reuse
Area in partnership with Fairfay
County Government, EIm Stree
Development Company and
Alexander Company

Public Law 10510 Base
Closure and Realignment
Commission Recommendation
1993

Lorton Reformatory listed on
the National Register of Histori
Places, February 6, 2006

San Diego, CA

550

300 plus; 66 contributing
3 million sq. ft.

High Tech High School
Nonprofit cluster

Museums

Golf course

City of San Diego in partnershi
with Corky McMillin Companie
under long term lease

City of San Diego obtained a
Master Lease agreement in
1995 and adopted a
Redevelopment Plan for NTC i
1997

City Partnered with Corky
McMillin Companies Master
Developer since 1999 who
retains and sells long term
leases

NTC FoundatieiNon-profit
respondble for rehab and
operation of the Civic Arts and
Cultural Center at NTC

Transferred to City of San Diec

by Navy May 3, 2000

National Register of Hisfor
Places Historic District
nominated July 5, 2001
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FORT MONROE, HAMPTON, VA
Background and Location

Fort Monroe is located in Hampton, Virginia positionedon Old Point
Camfort, abarrierspitthat is situated whre Hampton RoaddHarbormeets

the southernend of Chesapelee Bay. Fromthis 565acresite@ strategic
positionin the harbor, OldPoint Canfort lighthousebegan welcomingships

in 1802. TheU.S.Armyoperatedthe installationfor 192 years,from 1819
whenits constructiorcommenced upintil Sepember 15,2011whenit was
deactivatedand the U.S. Department of the Army began to transfer parcels
to the Fort Monroe Authority (FMA), a statkarted entity charged with
the planning and redevelopment of the installation. A portion of the
property was declared the Fort Monroe National Mo by the
President in November 2011.

Buildings and Grounds

Fort Monroe is a National Historic Landmark with an inventory of 2.2 million square feet in 259 buildings of which 169 are
contributing structures. Fort Monroe is home to some of the finest amifitarchitecture including; Romanesque, Queen Anne,
Colonial Revival, Gothic Revival, Beaux Arts, Classical Revival, Arndetanationalstyles. The property has dramatic views of

the Chesapeake Bay, significant open space, coastal defense bateidea pentageshaped fortification with inner parade
ground.

Building conditions generally were good at time of transfer, but some buildings that had not been occupied at timeroiénansfe
in fair or poor condition. A cluster of ndistoric apatments had to be demolished due to their poor condition and damage from
storms. Infrastructure was in fair to good condition but was not built to local municipal standards and could notdveettdansf
local utility providers.

Redevelopment Status

Prior to conveyance, the Commonwealth of Virginia funded a master planning program with the FMA in partnership with the City

2F I FYLWi2y o ¢tKS Ca!Qa YIFIadSNI LIy o61a&d aA3dySR o0& (KSeD2OSNY2NIAY HAM
reuse of historic structures, as well as compatible new development, that is all based upon a business plan leading to financia

sustainability for the FMA. The City of Hampton incorporated the FMA master plan as a Special Public Interest zomitpidistrict

GKS / AlGeQa [/ 2YLINEBKS yRehalliation, fadaptivelreyise, andzhehicghstruciich Bt &Faprt Moamsubject

to the terms and conditions of a programmatic agreement negotiated and signed in 2009 byitliaState Historic Presertian

Officer, Commonwealth of VA, U.S. Army, Advisory Council on Historic Preservation and National Park Service and over twenty
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interested parties as part of the Section 106 procesterthe National Historic Preservation Abetailed design guidelinegere
formulated afterthe programmatic agreement was in place.

The U.S. Army provided caretaker funding to operate and maintain
Monroe, and the Commonwealth of Virginia has invested heavily, StogdEEN ISR LS v
with the upfront funding of building and conditioassessments, '
planning, building repairs, and selective demolition and continuing
appropriations for capital improvements, including the Caserr
Museum. Operation and maintenance of infrastructure has b:
contracted out to a private public workstiy

During Army stewardship, the Chamberlain Hotel had been rehabilit™
by a local developer as a markate senior living complex with 133 unit:
The FMA initiated an interim leasing program prior to transfer
4dz00SaaTdA t & feMonadd RsidénkaSunifE viNdh Qri
continuing to be leased under a residential leasing program. This ===~
occupancy kept buildings occupied dreted andorovided revenue for
maintenance.

FMA also initiated a robust program of special eventsitmgbiampton Roads residents to the installation and attract additional
fSFaAy3a AyiSNBaded [SFraiy3a GKS F2NIQa 2yS YAtftAz2y aladl NB
been leased to a variety of businesses. The remaimiagtory of historic nomesidential structures have been offered for adaptive
reuse for both commercial and residential uses and the FMA is currently in discussions with an experienced privatetaeveloper
negotiate a londi SN I NP dzy R f SsréuSdnd reGe¥aiapment fag Mg $dd impact outside the installation. The
neighborhood shopping district, Phoebus, that lies just at the other end of the causeway that links Fort Monroe to Hampton ha
undergone significant revitalization with new restais and services.
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LIBERTY (FORMER LORTON PRISION), FAIRFAX COUNTY, VA
Background and Location

The District of Columbia Workhouse and Reformatory were
established in the early 20th century in response to a call from
President TheodorBoosevelt to create a new kind of correctional
FIOAfAGRZT || GLINRAaA2y gAlK2dzi gl ffaze GKFIG o

Located outside D.C. in Fairfax County, Virginia, thea&®l

historic Lorton Prison is listed on the National Register of Historic

Places and is a Virginia Landmark District. Conceived during the

t NEINBaAaADBS 9ONI I G(GKS TFletersyie Qa YAiaaizy 6l
putting them to work on the prison farm or teaching prisoners with

longer sentences a trade that would enable them to become and

remain productive members of society. Built in a countryside

setting, the design of the buildings and the campusdfitgas intended to inspire the prisoners and to be an integral part of the

rehabilitation processs KS [ 2 Nli2y aAdS Aa faz2 AYLRNIFIYG F2NIAGa Faaz0AldAzy 6AGK
GSNBE AYLINRAA2YSR | G ( fdusedpDX@Iolice forpickbtiGgle White Houge2 NJ

Buildings and Grounds

This property has an inventory of 263 buildings and structures in Colonial Revival, Beaux Arts, and Bungalow/Craftsmhan styles
which 110 buildings are contributinghe peniteniary buildings of the 1930s were constructed by the prisoners themselves, using

brick manufactured at the esite kiln complex from Occoquan River c&igce the complex was vacated in 2001, redevelopment
planning and implementation occurred relativelyorscafter closure, limiting degradation of historic resources. The district
landscape is characterized by rolling topography and open meadows, edged by groves and thickets of trees and shrubs. The open
land within the center of the district is edged norilsé and southwest by the Reformatory and Penitentiary and Workhouse
complexes. Substantial residential, recreational, and industrial developments have been initiated or completed aloggmthe mar

or in the vicinity of the district.

Redevelopment Status

Fairfax County has an office of Public/Private Partner#nipagh whictthe Countyprepared an initial master plan for the property
prior to conveyance in 1999 amdtiated a nomination to the National Register which was completed in 2006. A develaper
engaged in 2008 to completemaster planningipdate of the propertyand provide a coordinated development progranhe T
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feedback and supportThe master plan sets forth entittements &@5 apartments, 157 townhouses, 24 siAgimily homes, and

up to 100,000 square feet of office and retailspace ¢ KS RS @St 2 LIYSy (i Lib®rty&ThedOinty éherigd intok S L
alongterm ground lease with the developer and contributed approximately $12.8 million to fund infrastructure improvements.

Historic preservation requirements were implemented through a

Memorandum of Agreement signed in 2001 by the U.S. General
Service Administration, the County, the Fairfax County Park
Authority, Fairfax County Public Schools, the Federation of Lorton
Communities, the Lorton Heritage Society, the Northern Virginia
Regional Park Authority, the Virginia Department of Historic

ResourcegVirginia SHPO), and the Advisory Council on Historic
Preservation. The master plan is reflected in the Fairfax County,
Virginia Comprehensive Plan.

To date, the core prison barracks have been adaptively reused to
provide 165 apartments that are fullyaked (see photosf Liberty
Crest Apartmentdelow) 83 new forsale townhousesand 24
singlefamily homes that are reported to have had strong sales.
Phase Il commenced construction in 2018 and will provide
approximately 60,000 square feet of retail/coemtial and 74
additional forsale townhouses.
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